ORDINANCE NO. 2020-25

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF FLAGSTAFF,
AMENDING THE FLAGSTAFF CITY CODE, TITLE 3, BUSINESS
REGULATIONS, CHAPTER 3-11 DEVELOPMENT FEES, TO ASSESS
DEVELOPMENT FEES ON NEW DEVELOPMENT; PROVIDING FOR
SEVERABILITY, AUTHORITY FOR CLERICAL CORRECTIONS, AND
ESTABLISHING AN EFFECTIVE DATE

RECITALS:

WHEREAS, the City of Flagstaff is authorized pursuant to Arizona Revised Statutes § 9-463.05
to assess development fees on new development to offset costs to the municipality associated
with providing necessary public services, the demand for which is created by new development;
and

WHEREAS, on October 21, 2008, the City Council adopted Ordinance No. 2008-28, an ordinance
that provided for, among other things, a police and fire protection development fee pursuant to
A.R.S. 9-463.05; and

WHEREAS, on April 26, 2011, Governor Jan Brewer signed into law SB 1525, a bill that
significantly amended A.R.S 9-463.05 by, among other things, changing how fees are calculated
and how municipalities are to administer them; and

WHEREAS. on December 20, 2011, the City Council adopted Ordinance No. 2011-32, an
ordinance that, among other things, revised the City’s police and fire protection development fees
pursuant to SB 1525; and

WHEREAS, on May 14, 2014, the City Council adopted Ordinance No. 2014-10, an ordinance
that provided additional revisions to the City's police and fire protection development fees
pursuant to SB 1525; and

WHEREAS, the City has commissioned, and the City's consultant TishchlerBise has conducted,
an analysis of the City’s police and fire protection development fees in accordance with A.R.S. 9-
463.05; and

WHEREAS, the City Council has reviewed the conclusions of TischlerBise, has reviewed the
proposed adjustments to the City’s police and fire protection development fees, and has
determined that revisions to these development fees are necessary.

ENACTMENTS:

NOW, THEREFORE, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF FLAGSTAFF AS
FOLLOWS:

SECTION 1. Adoption of the Development Fee Study

The City Council adopted the Land Use Assumptions and Infrastructure Improvement Plan
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prepared by TischlerBise on April 7, 2020 and the Development Fee Study prepared by
TischlerBise on October 20, 2020. The Land Use Assumptions, Infrastructure Improvement Plan
and Development Fee Study attached hereto as Exhibit A and incorporated herein supports the
development fees adopted by this Ordinance.

SECTION 2. In General

That Title 3 of the Flagstaff City Code, Business Regulations, Chapter 3-11 Development Fees,
is hereby amended as follows:

Division 3-11-001
In General
Section 3-11-001-0002 Definitions

Except as otherwise indicated herein, the words or phrases used herein shall have the meaning
prescribed in Chapter 10-8044 of Land-Development Code of the City-of Flagstaff Zoning Code:

D. Infrastructure Improvement Plan and Development Fee Study ("IlP and Fee Study"): a report
prepared in support of the oOrdinance adopting a Development Fee, Ne—2008-28—by

i ises ; which repert sets forth the methodology and basis for the
calculation of the impact of new development and the proper and proportional amount of the
development fee to be assessed against new development as required by Arizona Revised
Statutes § 9-463.05(C).

G. Muilti-Family Residential: a minimum of 3 residential dwelling units permitted under
the same building permit application.

GH. New Development: any new construction, reconstruction, redevelopment, rehabilitation,
structural alteration, structural enlargement, structural extension, or new use which requires a
building permit or any change in use of an existing building, structure, or lot requiring any form of
City approval, which increases the demand for one (1) or more Public Facilities, except as
otherwise provided in §340-1148-001-0003 of this Chapter.

|. Offset: a waiver, reimbursement, or credit of certain required development fees, pursuant to
§ 340-1148-002-0003, in exchange for the provision by the applicant of, among other things,
monetary contributions, dedication of land, or actual construction of all or part of a Public Facility
included within the first five years of the City’s IIP.

L. Single-Family Detached Dwelling Residential: means a maximum of two attached or
detached dwellings under individual building permit applications. designed—and-used-for
Section 3-11-001-0003 General Provisions; Applicability

D. Type of Development Not Affected. This Chapter shall not apply to:
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2. No Net Increase in Dwellings or Bedrooms. No development fee shall be imposed on
any new residential development that does not result in the creation of a new dwelling or
increase in number of bedrooms.

E. Effect of Payment of Development Fees on Other Applicable City Land Use, Zoning, Platting,
Subdivision or Development Regulations.

2. This Chapter shall not affect, in any manner, the permissible use of property,
density/intensity of development, design and improvement standards or other applicable
standards or requirements of the City-ef Flagstaff Zoning Land-Develepment Code, which
shall be operative and remain in full force and effect without limitation.

Division 3-11-002
Procedures for Imposition, Calculation and Collection of Development Fees
Section 3-11-002-0002 Calculation

A. Upon receipt of an application for a building permit, the City shall determine (a) whether it is
a residential or non-residential use, (b) the specific category of residential or non-residential
development, if applicable, (c) if residential, the number of new dwellings and/or bedrooms, and
(d) if non-residential, the number of new or additional square feet of gross floor area or hotel
rooms of the proposed use. '

D. Ifthe type of land use proposed for new development is not expressly listed in the particular
development fee ordinance and schedule, the City shall:

3. atthe option of the applicant or Planning Director, determine the basis used to calculate
the fee pursuant to an independent impact analysis for development fee calculation.
Whether initiated by the applicant or the Planning Director, the following shall apply:

(d) The final decision of the Planning Director may be appealed pursuant to Division
340-1148-004 of this Chapter.

Section 3-11-002-0003 Offsets

D. The amount of an excess contribution, if any, shall be determined by the City upon receipt of
a request for an offset; provided, however, that (a) the City will grant no offset for excess
contributions from development fee funds unless and until the particular development fee account
has sufficient revenue to make the offset without jeopardizing the continuity of the City's
Infrastructure Improvement Plan and (b) the excess contribution may not be transferred or
credited to any other category of Public Facility development fees calculated to be due from that
development. However, nothing herein shall prohibit the City from contributing non-development
fee funding to a developer's excess contribution. The determination of the eligibility for and the
amount of the offset shall be made by the City. If the applicant contends that any aspect of the
City’'s decision constitutes an abuse of discretion, the applicant shall be entitled to appeal
pursuant to Division 340-1148-004 of this Chapter.
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Division 3-11-003

Establishment of Development Fee Accounts; Appropriation of Development Fee Funds;
and Refunds

Section 3-11-003-0002 Appropriation of Development Fee Funds

A. In General. Subject to the provisions of § 346-1 148-003-0002(B)(2), below, development fee
funds may be appropriated for Public Facilities, Public Facility expenditures, and the payment of
principal, interest and other financing costs on contracts, bonds, notes or other obligations issued
by or on behalf of the City to finance Public Facilities and Public Facility Expenditures.

Section 3-11-003-0003 Procedure for Appropriation of Development Fee Funds

A. Each year the City shall identify Public Facility projects anticipated to be funded in whole or
in part with development fees. The Public Facility recommendations shall be based upon the
development fee annual reports set forth in Division 346-1 148-006 of this Chapter, and such other
information as may be relevant, and may be part of the City’s annual budget and infrastructure
improvements planning process.

Section 3-11-003-0004 Refunds
A. Eligibility.

2. Failure of City to Appropriate Development Fee Funds Within Time Limit. The current
property owner may apply for a refund of development fees paid by an applicant if the City
has failed to appropriate the development fees collected from the applicant within the time
limit established in §340-1148-003-0002.

F. Due to Timeliness. Applications for refunds due to the failure of the City to appropriate
development fees collected from the applicant within the time limits established in §340-1148-
003-0002 shall be made within one (1) year following the expiration of such time limit. The
applicant shall submit: (a) evidence that the applicant is the property owner or the duly designated
agent of the property owner, (b) the amount of the development fees paid by Public Facility
category and receipts evidencing such payments, and (c) description and documentation of the
City’s failure to appropriate development fee funds for relevant public facilities.

Division 3-11-007
Police and Fire Protection Development Fee

Section 3-11-007-0001 Development Fee for Residential Development
Residential{ } : it Fire Folice TOTAL
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Residential Development Fees per Unit
Development Type Fire | Police | Total
Single-Family Units

0-1 Bedrooms $778 $385 $1,163
2 Bedrooms $892 $442 $1,334
3 Bedrooms $1,071 $531 $1,602
4+ Bedrooms $1,357 $672 $2,029
Multi-Family Units

0-1 Bedrooms $643 $319 $962
2 Bedrooms $896 $444 $1,340
3+ Bedrooms $1,352 $670 $2,022

Section 3-11-007-0002 Development Fee for Nonresidential Development

i i . - -
”lgll"“.l“"hall "(pal bR nioss Fire Police JOTAL
Commerciak: $0-29 $0.59- $0-88
Nonresidential Development Fees per Square Foot
Development Type Fire Police Total
Industrial/Flex $0.40 $0.10 $0.50
Commercial/Retail $0.81 $0.78 $1.59
Office/lnstitutional $1.03 $0.30 $1.33
Hotel (per room) $202 $263 $465
Nursing Home (per bed) $364 $96 $460
Assisted Living (per bed) $212 $82 $294

SECTION 3. Repeal of Conflicting Ordinances

All ordinances and parts of ordinances in conflict with the provisions of the code adopted herein

are hereby repealed.

SECTION 4. Severability

If any section, subsection, sentence, clause, phrase or portion of this ordinance or any part of the
code adopted herein by reference is for any reason held to be invalid or unconstitutional by the
decision of any court of competent jurisdiction, such decision shall not affect the validity of the

remaining portions thereof.

SECTION 5. Clerical Corrections

The City Clerk is hereby authorized to correct clerical and grammatical errors, if any, related to
this ordinance, and to make formatting changes appropriate for purposes of clarity, form, or
consistency with the Flagstaff City Code.
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SECTION 6. Effective Date
This Ordinance shall be effective seventy-five (75) days following adoption by the City Council.

PASSED AND ADOPTED by the City Council of the City of Flagstaff this 3rd day of

November, 2020.

MAYOR )

ATTEST:

ITY CLE

APPROVED AS TO FORM:

Exhibits:

Land Use Assumptions, Infrastructure Improvements Plan, and Development Fee Report
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EXECUTIVE SUMMARY

The City of Flagstaff, Arizona, contracted with TischlerBise to document land use assumptions, prepare
the Infrastructure Improvements Plan (hereinafter referred to as the “1IP”), and update development fees
within the Flagstaff Development Fee Service Area pursuant to Arizona Revised Statutes (“ARS”) § 9-
436.05 (hereafter referred to as the “Enabling Legislation”). Municipalities in Arizona may assess
development fees to offset infrastructure costs to a municipality for necessary public services. The
development fees must be based on an Infrastructure Improvements Plan and Land Use Assumptions. The
IIP for each type of infrastructure is in the middle section of this document. The proposed development
fees are displayed in the Development Fee Report in the next section.

Development fees are one-time payments used to construct system improvements needed to
accommodate new development. The fee represents future development’s proportionate share of
infrastructure costs. Development fees may be used for infrastructure improvements or debt service for
growth related infrastructure. In contrast to general taxes, development fees may not be used for
operations, maintenance, replacement, or correcting existing deficiencies. This update of Flagstaff’s
Infrastructure Improvements Plan and associated update to its development fees includes the following
necessary public services:

1. Fire Facilities
2. Police Facilities

This plan includes all necessary elements required to be in full compliance with SB 1525.

ARIZONA DEVELOPMENT FEE ENABLING LEGISLATION =
The Enabling Legislation governs how development fees are calculated for municipalities in Arizona.

Necessary Public Services

Under the requirements of the Enabling Legislation, development fees may only be used for construction,
acquisition or expansion of public facilities that are necessary public services. “Necessary public service”
means any of the following categories of facilities that have a life expectancy of three or more years and
that are owned and operated on behalf of the municipality: water, wastewater, storm water, library,
street, fire, police, and parks and recreational. Additionally, a necessary public service includes any facility
that was financed before June 1, 2011 and that meets the following requirements:

1. Development fees were pledged to repay debt service obligations related to the construction of
the facility.

2. After August 1, 2014, any development fees collected are used solely for the payment of principal
and interest on the portion of the bonds, notes, or other debt service obligations issued before
June 1, 2011 to finance construction of the facility.

TischlerBise
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Infrastructure Improvements Plan

Development fees must be calculated pursuant to an IIP. For each necessary public service that is the
subject of a development fee, by law, the IIP shall include the following seven elements:

1

A description of the existing necessary public services in the service area and the costs to update,
improve, expand, correct or replace those necessary public services to meet existing needs and
usage and stricter safety, efficiency, environmental or regulatory standards, which shall be
prepared by qualified professionals licensed in this state, as applicable.

An analysis of the total capacity, the level of current usage and commitments for usage of capacity
of the existing necessary public services, which shall be prepared by qualified professionals
licensed in this state, as applicable.

A description of all or the parts of the necessary public services or facility expansions and their
costs necessitated by and attributable to development in the service area based on the approved
Land Use Assumptions, including a forecast of the costs of infrastructure, improvements, real
property, financing, engineering and architectural services, which shall be prepared by qualified
professionals licensed in this state, as applicable.

A table establishing the specific level or quantity of use, consumption, generation or discharge of
a service unit for each category of necessary public services or facility expansions and an
equivalency or conversion table establishing the ratio of a service unit to various types of land
uses, including residential, commercial, and industrial.

The total number of projected service units necessitated by and attributable to new development
in the service area based on the approved Land Use Assumptions and calculated pursuant to
generally accepted engineering and planning criteria.

The projected demand for necessary public services or facility expansions required by new service
units for a period not to exceed ten years.

A forecast of revenues generated by new service units other than development fees, which shall
include estimated state-shared revenue, highway users revenue, federal revenue, ad valorem
property taxes, construction contracting or similar excise taxes and the capital recovery portion
of utility fees attributable to development based on the approved Land Use Assumptions and a
plan to include these contributions in determining the extent of the burden imposed by the
development.

Qualified Professionals

The IIP must be developed by qualified professionals using generally accepted engineering and planning
practices. A qualified professional is defined as “a professional engineer, surveyor, financial analyst or
planner providing services within the scope of the person’s license, education, or experience.” TischlerBise
is a fiscal, economic, and planning consulting firm specializing in the cost of growth services. Our services
include development fees, fiscal impact analysis, infrastructure financing analyses, user fee/cost of service
studies, capital improvement plans, and fiscal software. TischlerBise has prepared over 800 development
fee studies over the past 30 years for local governments across the United States.

TischlerBise
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Conceptual Development Fee Calculation

In contrast to project-level improvements, development fees fund growth-related infrastructure that will
benefit multiple development projects, or the entire service area (usually referred to as system
improvements). The first step is to determine an appropriate demand indicator for the particular type of
infrastructure. The demand indicator measures the number of service units for each unit of development.
For example, an appropriate indicator of the demand for parks is population growth and the increase in
population can be estimated from the average number of persons per housing unit. The second step in
the development fee formula is to determine infrastructure improvement units per service unit, typically
called level-of-service (LOS) standards. In keeping with the park example, a common LOS standard is
improved park acres per thousand people. The third step in the development fee formula is the cost of
various infrastructure units. To complete the park example, this part of the formula would establish a cost
per acre for land acquisition and/ or park improvements.

Evaluation of Credits/Offsets

Regardless of the methodology, a consideration of credits/offsets is integral to the development of a
legally defensible development fee. There are two types of credits/offsets that should be addressed in
development fee studies and ordinances. The first is a revenue credit/offset due to possible double
payment situations, which could occur when other revenues may contribute to the capital costs of
infrastructure covered by the development fee. This type of credit/offset is integrated into the fee
calculation, thus reducing the fee amount. The second is a site-specific credit or developer reimbursement
for dedication of land or construction of system improvements. This type of credit is addressed in the
administration and implementation of the development fee program. For ease of administration,
TischlerBise normally recommends developer reimbursements for system improvements.

TischlerBise
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DEVELOPMENT FEE REPORT

METHODOLOGY

Development fees for the necessary public services made necessary by new development must be based
on the same level of service (“LOS”) provided to existing development in the service area. There are three
basic methodologies used to calculate development fees. They examine the past, present, and future
status of infrastructure. The objective of evaluating these different methodologies is to determine the
best measure of the demand created by new development for additional infrastructure capacity. Each
method has advantages and disadvantages in a particular situation and can be used simultaneously for
different cost components.

Reduced to its simplest terms, the process of calculating development fees involves two main steps: (1)
determining the cost of development-related capital improvements and (2) allocating those costs
equitably to various types of development. In practice, though, the calculation of development fees can
become quite complicated because of the many variables involved in defining the relationship between
development and the need for facilities within the designated service area. The following paragraphs
discuss basic methods for calculating development fees and how those methods can be applied.

e Cost Recovery (past improvements) - The rationale for recoupment, often called cost recovery, is
that future development is paying for its share of the useful life and remaining capacity of facilities
already built, or land already purchased, from which future development will benefit. This method
is often used for utility systems that must provide adequate capacity before future development
can take place.

e Incremental Expansion (concurrent improvements) - The incremental expansion method
documents current LOS standards for each type of public facility, using both quantitative and
qualitative measures. This approach assumes there are no deficiencies or surplus capacity in
existing infrastructure. Future development is paying only its proportionate share for growth-
related infrastructure. Revenue will be used to expand or provide additional facilities, as needed,
to accommodate future development. An incremental expansion cost method is best suited for
public facilities that will be expanded in regular increments to keep pace with development.

e Plan-Based (future improvements) - The plan-based method allocates costs for a specified set of
improvements to a specified amount of development. Improvements are typically identified in a
long-range facility plan and development potential is identified by a land use plan. There are two
basic options for determining the cost per demand unit: (1) total cost of a public facility can be
divided by total demand units (average cost), or (2) the growth-share of the public facility cost
can be divided by the net increase in demand units over the planning timeframe (marginal cost).

4 TischlerBise
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DEVELOPMENT FEE COMPONENTS

Figure 1 summarizes service areas, methodologies, and infrastructure cost components for each
necessary public service. Appendix E includes a map of the service area.

Figure 1: Proposed Development Fee Service Areas, Methodologies, and Cost Components

Necessary Service Cost Incremental Cost

. ; 5 : Plan-Based :
Public Services Area Recovery Expansion Allocation

Facilities, Apparatus,
Fire Flagstaff N/A Communications
Equipment

Development | Peak Population,
Fee Report Jobs

Facilities, Vehicles, )
Development | Peak Population,

Police Flagstaff N/A Communications ; <
. Fee Report Vehicle Trips
Equipment
/__-—-—-—-__‘_\
5
TischlerBise
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PROPOSED DEVELOPMENT FEES

Development fees for residential development will be assessed per dwelling unit, based on the type of
unit and number of bedrooms. Nonresidential development fees will be assessed per square foot of floor
area, based on the type of development. As directed by staff, the proposed development fee schedule
varies residential fees based on the number of bedrooms. For nonresidential development, the proposed
development fee schedule includes three additional development types: hotel, nursing home, and
assisted living.

Fees shown below represent the maximum allowable fees. Flagstaff may adopt fees that are less than the
amounts shown; however, a reduction in development fee revenue will necessitate an increase in other
revenues, a decrease in planned capital improvements and/or a decrease in Flagstaff's LOS standards. All
costs in the Development Fee Report are in current dollars with no assumed inflation rate over time. If
cost estimates change significantly over time, development fees should be recalibrated.

Figure 2: Proposed Development Fees

Residential Development Fees per Unit
Develo <. e = P =

Single-Family Units

0-1 Bedrooms $778 $385 $1,163
2 Bedrooms $892 $442 $1,334
3 Bedrooms $1,071 $531 $1,602
4+Bedrooms $1,357 $672 $2,029
Multi-Family Units

0-1 Bedrooms $643 $319 $962
2 Bedrooms $896 $444 $1,340
3+Bedrooms $1,352 $670 $2,022

Nonresidential Development

Fees per Square Foot

Development Type

Industrial / Flex $0.40 $0.10 $0.50

Commercial / Retail $0.81 $0.78 $1.59

Office / Institutional $1.03 $0.30 51.33

Hotel (per room) $202 $263 $465

Nursing Home (per bed) $364 $96 5460

Assisted Living (per bed) $212 $82 $294
TischlerBise
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CURRENT DEVELOPMENT FEES LR e T e DT e et e o S ol s L S AN ST
Flagstaff currently charges development fees to residential development based on the type of unit: single
family or multi-family. For nonresidential development, Flagstaff currently charges development fees

based on three development types: industrial / flex, commercial / retail, and office / institutional. Shown
below, Figure 3 includes current development fees.

Figure 3: Current Development Fees

Residential Development Fees per Unit

Development Type | Fire I Police | Total
Single Family $366 $182 $548
Multi-Family $342 $170 $512

Nonresidential Development

Development Type

Industrial Flex $0.08 $0.03 $0.11
Commercial $0.59 $0.29 $0.88
Office $0.23 $0.11 $0.34

DIFFERENCE BETWEEN PROPOSED AND CURRENT DEVELOPMENTFEES
The differences between the proposed and current development fees are displayed below in Figure 4.

Figure 4: Difference Between Proposed and Current Development Fees

Residential Development Fees per Unit

Development Type | Fire | Police I Total
Single-Family Units
0-1 Bedrooms $412 $203 $615
2 Bedrooms $526 $260 5786
3 Bedrooms $705 $349 $1,054
4+Bedrooms $991 $490 $1,481
Multi-Family Units
0-1 Bedrooms $301 $149 $450
2 Bedrooms $554 $274 $828
3+Bedrooms $1,010 $500 $1,510
Nonresidential Development Fees per Square Foot

Development Type | Fire | Police | Total
Industrial / Flex $0.32 $0.07 $0.39
Commercial / Retail $0.22 $0.49 $0.71
Office / Institutional $0.80 $0.19 $0.99
Hotel (per room) N/A N/A N/A
Nursing Home (per bed) N/A N/A N/A
Assisted Living (per bed) N/A N/A N/A

TischlerBise i
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FIRE FACILITIES 1IP

ARS § 9-463.05 (T)(7)(f) defines the facilities and assets that can be included in the Fire Facilities IIP:

“Fire and police facilities, including all appurtenances, equipment and vehicles. Fire and police
facilities do not include a facility or portion of a facility that is used to replace services that were
once provided elsewhere in the municipality, vehicles and equipment used to provide
administrative services, helicopters or airplanes or a facility that is used for training police and
firefighters from more than one station or substation.”

The Fire Facilities IIP includes components for facilities, apparatus, communications equipment, and the
cost of preparing the Fire Facilities IIP and related Development Fee Report. The incremental expansion
methodology is used for facilities, apparatus, and communications equipment. A plan-based methodology
is used for the Development Fee Report.

Service Area

Flagstaff's Fire Department strives to provide a uniform response time citywide, and its fire stations
operate as an integrated network. The service area for the Fire Facilities IIP is citywide.

Proportionate Share

ARS § 9-463.05 (B)(3) states that the development fee shall not exceed a proportionate share of the cost
of necessary public services needed to accommodate new development. The Fire Facilities IIP and
development fees are assessed on both residential and nonresidential development based on functional
population shown in Figure F1. Based on 2015 functional population data, residential development
accounts for approximately 67 percent of functional population and nonresidential development is
responsible for the remaining 33 percent.

Figure F1: Proportionate Share

Demand Unitsin 2015

Residential
Population 59,640 |:b Hours
Residents Not Working 29,181 | ke i} 583,628
Employed Residents 30,459 %
Employed in Flagstaff 19,842 | 14 277,788
Employed outside Flagstaff 10,617 | 14 148,638

Residential Subtotal 1,010,054

Residential Share

Nonresidential

Non-working Residents 29,181 | A 116,726
Jobs Located in Flagstaff 37,109 %

Residents Employed in Flagstaff 19,842 | 10 198,420
Non-Resident Workers (inflow commuters) 17,267 |' 10 172,670

Nonresidential Subtotal 487,816

Nonresidential Share
Total 1,497,870
Source: U.S. Census Bureau, OnTheMap 6.1.1 Application and LEHD Origin-Destination Employment Statistics.

8 TischlerBise

FISCAL | ECONOMIC | PLANNING



Land Use Assumptions, Infrastructure Improvements Plan, and Development Fee Report
Flagstaff, Arizona

RATIO OF SERVICE UNIT TO DEVELOPMENT UNIT
ARS § 9-463.05(E)(4) requires:

“A table establishing the specific level or quantity of use, consumption, generation or discharge of
a service unit for each category of necessary public services or facility expansions and an
equivalency or conversion table establishing the ratio of a service unit to various types of land
uses, including residential, commercial and industrial.”
Figure F2 displays the demand indicators for residential and nonresidential land uses. For residential
development, the table displays persons per household based on unit type and number of bedrooms. For
nonresidential development, the table displays the number of jobs per thousand square feet of floor area.

Figure F2: Ratio of Service Unit to Development Unit

Persons per
Development Type I
Household"
Single Family
0-1 Bedrooms 1.91
2 Bedrooms 2.19
3 Bedrooms 2.63
4+ Bedrooms 333
Multi-Family
0-1 Bedrooms 1.58
2 Bedrooms 2.20
3+ Bedrooms 3.32
Jobs per
Development Type :
1,000 Sq Ft~
Industrial / Flex 1.16
Commercial / Retail 2.34
Office / Institutional 2.97
Hotel (per room) 0.58
Nursing Home (per bed) 1.05
Assisted Living (per bed) 0.61

1. See Land Use Assumptions

ANALYSIS OF CAPACITY, USAGE, AND COSTS OF EXISTING PUBLICSERVICES
ARS § 9-463.05(E)(1) requires:

“A description of the existing necessary public services in the service area and the costs to upgrade,
update, improve, expand, correct or replace those necessary public services to meet existing needs
and usage and stricter safety, efficiency, environmental or regulatory standards, which shall be
prepared by qualified professionals licensed in this state, as applicable.”

ARS § 9-463.05(E)(2) requires:

“An analysis of the total capacity, the level of current usage and commitments for usage of
capacity of the existing necessary public services, which shall be prepared by qualified
professionals licensed in this state, as applicable.”

TischlerBise
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Land Use Assumptions, Infrastructure Improvements Plan, and Development Fee Report
Flagstaff, Arizona

Facilities - Incremental Expansion

The City of Flagstaff plans to expand its current inventory of fire facilities to serve future development.
Shown below in Figure F3, Flagstaff's existing fire facilities include 55,500 square feet. Functional

population provides the proportionate share of demand for fire facilities from residential and
nonresidential development. Flagstaff's existing level of service for residential development is 0.4909
square feet per person (55,500 square feet X 67 percent residential share / 75,756 persons). The
nonresidential level of service is 0.4146 square feet per job (55,500 square feet X 33 percent
nonresidential share / 44,172 jobs).

Based on estimates provided by Flagstaff’'s Fire Department, construction of a 10,000-square-foot fire
station will cost $4.635 million and land acquisition will cost $500,000 for approximately two acres — this
results in a facility cost of $514 per square foot. The cost is $252.05 per person (0.4909 square feet per
person X $514 per square foot) and $212.91 per job (0.4146 square feet per job X $514 per square foot).

Figure F3: Existing Facilities Level of Service

Description | Square Feet
Station 1 8,000
Station 2 10,000
Station 3 10,000
Station 4 6,500
Station 5 8,000
Station 6 8,000
Wildfire Crew Station 2,000
Administrative Offices 3,000
Total 55,500
ost A
Planned Station Cost $5,135,000
Planned Station Square Feet 10,000
Cost per Square Foot $514

Level-of-Service (LOS) Standards

Existing Square Feet 55,500
Residential
Residential Share 67%
2019 Peak Population 75,756
Square Feet per Person 0.4909
o 0
Nonresidential
Nonresidential Share 33%
2019 Jobs 44,172
Square Feet per Job 0.4146
Cost perlJob | $§212.91

Source: Flagstaff Fire Department

10

TischlerBise

FISCAL | ECONOMIC | PLANNING



Land Use Assumptions, Infrastructure Improvements Plan, and Development Fee Report
Flagstaff, Arizona

Apparatus - Incremental Expansion

Development fees will be used to expand Flagstaff’s fleet of fire apparatus. The current inventory includes
42 units with a total replacement cost of $15,736,000 — the average cost per unit is $374,667. Flagstaff’s
existing LOS for residential development is 0.0004 units per person (42 units X 67 percent residential share
/ 75,756 persons). The nonresidential level of service is 0.0003 units per job (42 units X 33 percent
nonresidential share / 44,172 jobs). The cost is $139.17 per person (0.0004 units per person X $374,667
per unit) and $117.56 per job (0.0003 units per job X $374,667 per unit).

Figure F4: Existing Apparatus Level of Service

Description Unit Cost' | Replacement Cost
3/4-Ton 4x4 Truck (WFM) 3 $90,000 $270,000
3/4-Ton 4x4 Truck (RTC) 2 $80,000 $160,000
Aerial Truck (Quint Ladder) 2 $1,345,000 $2,690,000
4x4 SUV-Tahoe (BC/DC) 3 $62,500 $187,500
Rescue Vehicle 2 $300,000 $600,000
Engine Type 6 4 $210,000 $840,000
1/2-Ton 2WD Truck 1 $30,000 $30,000
Engine Type 1 8 $780,000 $6,240,000
4x4 SUV CRR 7 $47,500 $332,500
1-Ton 4x4 Rescue Truck 1 $90,000 $90,000
Engine Type 3 3 $430,000 $1,290,000
Water Tender Type 2 2 $415,000 $830,000
HAZMAT Truck 1 $675,000 $675,000
Heavy Rescue 1 $925,000 $925,000
utv 2 $18,000 $36,000
SCBA Packs/Bottles’ $540,000
Total 42 $374,667 $15,736,000

1. Includes the cost of equipment
2. Includes 90 SCBA packs/bottles with cost allocated to all apparatus

Cost Allocation Factors
Average Cost per Unit

$374,667

Level-of-Service (LOS) Standards

Existing Units 42
Residential

Residential Share 67%

2019 Peak Population 75,756

Units per Person 0.0004

Cost per Person $139.17
Nonresidential

Nonresidential Share 33%

2019 Jobs 44,172

Units per Job 0.0003

Source: Flagstaff Fire Department
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Land Use Assumptions, Infrastructure Improvements Plan, and Development Fee Report
Flagstaff, Arizona

Communications Equipment - Incremental Expansion

Flagstaff will use development fees to expand its inventory of communications equipment. The current
inventory includes 235 units with a total replacement cost of $1,587,500. The average cost for
communications equipment is $6,755 per unit.

As previously discussed, functional population is used to allocate the proportionate share of demand to
residential and nonresidential development. Flagstaff’s existing LOS for residential development is 0.0021
units per person (235 units X 67 percent residential share / 75,756 persons). The nonresidential level of
service is 0.0018 units per job (235 units X 33 percent nonresidential share / 44,172 jobs). The cost is
$14.04 per person (0.0021 units per person X $6,755 per unit) and $11.86 per job (0.0018 units per job X
$6,755 per unit).

Figure F5: Existing Communications Equipment Level of Service

Description Units Unit Cost | Replacement Cost
Portable Radios 800mhz 100 $8,000 $800,000
Wildland VHF Radios 60 $2,500 $150,000
Mobile Radios 800mhz/VHF 75 $8,500 $637,500
Total 235 $6,755 $1,587,500

| Average Cost per Unit i $6,755 \

Level-of-Service (LOS) Standards

Existing Units 235
Residential

Residential Share 67%

2019 Peak Population 75,756

Units per Person 0.0021

Nonresidential

Nonresidential Share 33%
2019 Jobs 44,172
Units per Job 0.0018

Cost per Job | $11.86
Source: Flagstaff Fire Department
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Land Use Assumptions, Infrastructure Improvements Plan, and Development Fee Report
Flagstaff, Arizona

IIP and Development Fee Report - Plan-Based

The cost to prepare the Fire Facilities IIP and development fees totals $22,500. Flagstaff plans to update
its report every five years. Based on this cost, proportionate share, and five-year projections of new
residential and nonresidential development from the Land Use Assumptions document, the cost is $2.25
per person and $4.54 per job.

Figure F6: lIP and Development Fee Report

Ve
5-Year

Necessary Public

Cost per
Demand Unit

Proportionate Share Demand Unit

Service Increase

; Residential 67% |Peak Population 6,706 $2.25
Fire $22,500 : !
Nonresidential 33% [Jobs 1,635 $4.54
; Residential 66% |Peak Population 6,706 $2.19
Police §22,250 ' : ' .
Nonresidential  34% |VehicleTrips 5,854 $1.29
Total $44,750

FIRE FACILITIES INFRASTRUCTURE IMPROVEMENTS PLAN

The Flagstaff Fire Department identified necessary public services that are eligible for Fire Facilities
development fees. These improvements, shown in Figure F7, total $13,295,000 and a portion of this total
can be funded with development fees.

Figure F7: Fire Facilities Infrastructure Improvements Plan

Units Total Cost

Description

Fire Station 7 - Building & Equipment 10,000 sq ft 54,635,000
Fire Station 7 -Land 2 acres $500,000
Fire Station 8 - Building & Equipment 10,000 sq ft 54,635,000
Fire Station 8 - Land 2 acres $500,000
Type 1 Engine’ 1 $780,000
Quint' 1 $1,345,000
Rescue’ 1 $300,000
Type 3 Engine’ 1 $430,000
SCBAs (Quint, Engine, Rescue) 10 $60,000
Type 1 Engine Radios 5 $35,000
Quint Radios 5 $35,000
Rescue Radios 9 $40,000
Total $13,295,000

Source: Flagstaff Fire Department
1. Includes equipment

TischlerBise

FISCAL | ECONOMIC | PLANNING




Land Use Assumptions, Infrastructure Improvements Plan, and Development Fee Report
Flagstaff, Arizona

PROJECTED DEMAND FOR SERVICES AND COSTS
ARS § 9-463.05(E)(5) requires:

“The total number of projected service units necessitated by and attributable to new development
in the service area based on the approved land use assumptions and calculated pursuant to
generally accepted engineering and planning criteria.”

ARS § 9-463.05(E)(6) requires:

“The projected demand for necessary public services or facility expansions required by new service
units for a period not to exceed ten years.”

Facilities

Shown in Figure F8, Flagstaff's peak population is projected to increase by 13,412 persons by 2029, and
employment is projected to increase by 3,270 jobs during the same period. Using the 2019 LOS, future
residential development will demand 6,584 additional square feet of fire facilities (13,412 additional
persons X 0.4909 square feet per person), and future nonresidential development will demand 1,356
additional square feet of fire facilities (3,270 additional jobs X 0.4146 square feet per job). Based on
demand for 7,939 square feet of new fire facilities and an average cost of $514 per square foot, the
growth-related expenditure on facilities is $4,076,760.

Figure F8: Projected Demand for Facilities

peo ne
0.4909 Square Feet per Person
0.4146 Square Feet per Job

Facilities $514

Demand for Facilities
PeakPopulation| Jobs | Residential | Nonresidential | Total

2019 75,756 44,172 37,185 18,315 55,500
2020 77,097 44,499 37,843 18,451 56,294
2021 78,438 44,826 38,502 18,586 57,088
2022 79,780 45,153 39,160 18,722 57,882
2023 81,121 45,480 39,818 18,857 58,676
2024 82,462 45,807 40,477 18,993 59,470
2025 83,803 46,134 41,135 19,128 60,263
2026 85,145 46,461 41,793 19,264 61,057
2027 86,486 46,788 42,452 19,400 61,851
2028 87,827 47,115 43,110 19,535 62,645
2029 89,168 47,441 43,769 19,671 63,439
10-Yr Increase 13,412 3,270 6,584 1,356 7,939
Growth-Related Expenditures | $3,380,637 |  $696,124 | $4,076,760
» TischlerBise
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Land Use Assumptions, Infrastructure Improvements Plan, and Development Fee Report
Flagstaff, Arizona

Apparatus

Shown in Figure F9, peak population is projected to increase by 13,412 persons citywide by 2029, and
citywide employment is projected to increase by 3,270 jobs during the same period. Using the 2019 LOS,
future residential development generates demand for five additional apparatus (0.0004 units per person
X 13,412 additional persons), and future nonresidential development generates demand for one
additional apparatus (0.0003 units per job X 3,270 additional jobs). The 10-year demand for additional
apparatus equals six units at a cost of $2,251,747.

Figure F9: Projected Demand for Apparatus

Level of Service
0.0004 Units

Type of Infrastructure | Demand Unit | Cost per Unit

Apparatus

per Person

0.0003

Units

per Job

$374,667

Peak Population |

Jobs

Demand for Apparatus

Residential

I Nonresidential |

Total

2019 75,756 44,172 28.1 13.9 42.0
2020 77,097 44,499 28.6 14.0 42.6
2021 78,438 44,826 29.1 14.1 43.2
2022 79,780 45,153 29.6 14.2 43.8
2023 81,121 45,480 30.1 14.3 44 .4
2024 82,462 45,807 30.6 14.4 45.0
2025 83,803 46,134 31 14.5 45.6
2026 85,145 46,461 31.6 14.6 46.2
2027 86,486 46,788 321 14.7 46.8
2028 87,827 47,115 32,6 14.8 47.4
2029 89,168 47,441 33.1 14.9 48.0
10-Yr Increase 13,412 3,270 5.0 1.0 6.0

Growth-Related Expenditures | $1,865,840 |

$385,907

$2,251,747

TischlerBise
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Land Use Assumptions, Infrastructure Improvements Plan, and Development Fee Report
Flagstaff, Arizona

Communications Equipment

Shown in Figure F10, peak population is projected to increase by 13,412 persons citywide by 2029, and
citywide employment is projected to increase by 3,270 jobs during the same period. Using the 2019 LOS,
future residential development generates demand for 27.9 additional units (0.0021 units per person X
13,412 additional persons), and future nonresidential development generates demand for 5.7 additional
units (0.0018 units per job X 3,270 additional jobs). The 10-year demand for additional communications
equipment equals 33.6 units at a cost of $227,114.

Figure F10: Projected Demand for Communications Equipment

Type of Infrastructure

Level of Service

Demand Unit | Cost per Unit

: i P
Communications Equipment SR Unfts pro=n $6,755
0.0018 Units per Job
Demand for Communications Equipment

Peak Population | Jobs Residential | Nonresidential Total
2019 75,756 44,172 ES7ES 77.6 235.0
2020 77,097 44,499 160.2 78.1 238.4
2021 78,438 44,826 163.0 78.7 241.7
2022 79,780 45,153 165.8 79.3 245.1
2023 81,121 45,480 168.6 79.8 248.4
2024 82,462 45,807 171.4 80.4 251.8
2025 83,803 46,134 174.2 81.0 255.2
2026 85,145 46,461 177.0 81.6 258.5
2027 86,486 46,788 179.8 82.1 261.9
2028 87,827 47,115 182.5 82.7 265.3
2029 89,168 47,441 185.3 83.3 268.6
10-Yr Increase 13,412 3,270 279 o 33.6

Growth-Related Expenditures l

$188,338

$38,776 |

$227,114

16
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Land Use Assumptions, Infrastructure Improvements Plan, and Development Fee Report
Flagstaff, Arizona

FIRE FACILITIES DEVELOPMENT FEES

Infrastructure components and cost factors for Fire Facilities are summarized in the upper portion of
Figure F11. The cost per service unit for Fire Facilities is $407.51 per person and $346.87 per job.

Fire Facilities development fees for residential development are assessed according to the number of
persons per household, based on unit type and number of bedrooms. For a single-family unit with three
bedrooms, the fee of $1,071 is calculated using a cost per service unit of $407.51 per person multiplied
by a demand unit of 2.63 persons per household.

Nonresidential development fees are calculated using jobs as the service unit. The fee of $0.81 per square
foot of commercial development is derived from a cost per service unit of $346.87 per job, multiplied by
a demand unit of 2.34 jobs per 1,000 square feet, divided by 1,000.

Figure F11: Schedule of Fire Facilities Development Fees

Fee Component l Cost per Person |

Cost per Job

Facilities $252.05 $212.91
Apparatus $139.17 $117.56
Communications Equipment $14.04 $11.86
Development Fee Report $2.25 $4.54
Total $407.51 $346.87
Residential Development Fees per Unit

;s B
Single-Family Units
0-1 Bedrooms 1.91 5778 $366 $412
2 Bedrooms 2.19 $892 $366 $526
3 Bedrooms 2.63 $1,071 $366 $705
4+ Bedrooms 3.33 $1,357 $366 $991
Multi-Family Units
0-1 Bedrooms 1.58 $643 $342 $301
2 Bedrooms 2.20 $896 $342 $554
3+Bedrooms 3.32 $1,352 $342 $1,010
Nonresidential Development Fees per Square Foot

Development Type

Jobs per

Proposed

Current

1,000 Sq Ft' Fees Fees
Industrial / Flex 1.16 $0.40 $0.08 $0.32
Commercial / Retail 2.34 $0.81 $0.59 $0.22
Office / Institutional 2.97 $1.03 $0.23 $0.80
Hotel (per room) 0.58 $202 N/A N/A
Nursing Home (per bed) 1.05 $364 N/A N/A
Assisted Living (per bed) 0.61 $212 N/A N/A

1. See Land Use Assumptions
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Land Use Assumptions, Infrastructure Improvements Plan, and Development Fee Report
Flagstaff, Arizona

FIRE FACILITIES DEVELOPMENT FEE REVENUE

A revenue credit/offset is not necessary for Fire Facilities development fees, because costs generated by
projected development exceed revenues generated by projected development. Appendix A contains the
forecast of revenues required by Arizona’s Enabling Legislation (ARS § 9-463.05(E)(7)).

Projected fee revenue shown in Figure F12 is based on the development projections in the Land Use
Assumptions document and the updated Fire Facilities development fees. If development occurs faster
than projected, the demand for infrastructure will increase along with development fee revenue. If
development occurs slower than projected, the demand for infrastructure will decrease and development
fee revenue will decrease at a similar rate. Projected development fee revenue is $6,578,077 over the
next 10 years, and the projected growth-related cost of fire infrastructure is $6,578,121.

Figure F12: Projected Fire Facilities Development Fee Revenue

Fee Component

| Growth Share | Existing Share l

Total

Facilities $4,076,760 SO $4,076,760

Apparatus $2,251,747 S0 $2,251,747

Communications Equipment $227,114 S0 $227,114

Development Fee Report $22,500 S0 $22,500

Total $6,578,121 S0 $6,578,121

Year Hsg Unit _Hsg Unit KSF KSF KSF

Base 2019 14,441 12,565 4,987 7,360 5,344
Year 1 2020 14,705 12,865 4,992 7,434 5,394
Year 2 2021 14,969 13,165 4,997 7,508 5,444
Year 3 2022 15,233 13,465 5,002 7,582 5,494
Year 4 2023 15,497 13,765 5,007 7,655 5,544
Year 5 2024 15,761 14,065 5,012 7,729 5,594
Year 6 2025 16,025 14,365 5,017 7,803 5,644
Year 7 2026 16,289 14,665 5,022 7,877 5,694
Year 8 2027 16,553 14,965 5,027 7,950 5,744
Year 9 2028 16,817 15,265 5,032 8,024 5,794
Year 10 2029 17,081 15,565 5,037 8,098 5,844
10-Year Increase 2,640 3,000 50 737 500
Projected Revenue | $2,853,830 | 52,596,829 $20,113 $595,457 $511,847

Projected Fee Revenue

Total Expenditures

$6,578,077
56,578,121

18
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Land Use Assumptions, Infrastructure Improvements Plan, and Development Fee Report
Flagstaff, Arizona

PoLICE FACILITIES IIP

ARS § 9-463.05 (T)(7)(f) defines the facilities and assets that can be included in the Police Facilities IIP:

“Fire and police facilities, including all appurtenances, equipment and vehicles. Fire and police
facilities do not include a facility or portion of a facility that is used to replace services that were
once provided elsewhere in the municipality, vehicles and equipment used to provide
administrative services, helicopters or airplanes or a facility that is used for training firefighters or
officers from more than one station or substation.”
The Police Facilities IIP includes components for facilities, vehicles, communications equipment, and the
cost of preparing the Police Facilities IIP and related Development Fee Report. The incremental expansion
methodology, based on the current level of service, is used for facilities, vehicles, and communications
equipment. A plan-based methodology is used for the Development Fee Report.

Service Area

Flagstaff’s Police Department strives to provide a uniform response time citywide. The service area for
the Police Facilities IIP is citywide.

Proportionate Share

ARS § 9-463.05 (B)(3) states that the development fee shall not exceed a proportionate share of the cost
of necessary public services needed to accommodate new development. The Police Facilities IIP and
development fees are assessed on both residential and nonresidential development based calls for service
shown in Figure P1. Based on 2015-2018 calls for service data, residential development accounts for
approximately 66 percent of demand for police services and nonresidential development is responsible
for the remaining 34 percent.

Figure P1: Proportionate Share

2015 63% 37%
2016 72% 28%
2017 65% 35%
2018 64% 36%
Average 66% 34%

Source: Flagstaff Police Department
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Land Use Assumptions, Infrastructure Improvements Plan, and Development Fee Report
Flagstaff, Arizona

RATIO OF SERVICE UNIT TO DEVELOPMENTUNIT
ARS § 9-463.05(E)(4) requires:

“A table establishing the specific level or quantity of use, consumption, generation or discharge of
a service unit for each category of necessary public services or facility expansions and an
equivalency or conversion table establishing the ratio of a service unit to various types of land
uses, including residential, commercial and industrial.”

Figure P2 displays the demand indicators for residential and nonresidential land uses. For residential
development, the table displays the persons per household based on unit type and number of bedrooms.
For nonresidential development, the table displays the number of vehicle trips generated per thousand
square feet of floor area.

Figure P2: Ratio of Service Unit to Development Unit

Persons per
Development Type

Household'

Single Family

0-1 Bedrooms 1.91
2 Bedrooms 2.19
3 Bedrooms 2.63
4+ Bedrooms 3.33
Multi-Family

0-1 Bedrooms 1.58
2 Bedrooms 2.20
3+Bedrooms 332

AWVTE per

Trip AWVT per

Development Type

1,000 Sq Ft' Adjustment 1,000 Sq Ft*
Industrial / Flex 3.37 50%
Commercial / Retail 37.75 33% 12.46
Office / Institutional 9.74 50% 4.87
Hotel (per room) 8.36 50% 4.18
Nursing Home (per bed) 3.06 50% 1.53
Assisted Living (per bed) 2.60 50% 1.30

1. See Land Use Assumptions
ANALYSIS OF CAPACITY, USAGE, AND COSTS OF EXISTING PUBLIC SERVICES
ARS § 9-463.05(E)(1) requires:

“A description of the existing necessary public services in the service area and the costs to upgrade,
update, improve, expand, correct or replace those necessary public services to meet existing needs
and usage and stricter safety, efficiency, environmental or regulatory standards, which shall be
prepared by qualified professionals licensed in this state, as applicable.”

ARS § 9-463.05(E)(2) requires:

“An analysis of the total capacity, the level of current usage and commitments for usage of
capacity of the existing necessary public services, which shall be prepared by qualified
professionals licensed in this state, as applicable.”

e T
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Land Use Assumptions, Infrastructure Improvements Plan, and Development Fee Report
Flagstaff, Arizona

Facilities - Incremental Expansion

Flagstaff plans to use development fees to expand its current inventory of police facilities. Shown below
in Figure P3, Flagstaff's existing police facilities include 43,172 square feet.

Calls for service provide the proportionate share of demand for police facilities from residential and
nonresidential development. Flagstaff's existing level of service for residential development is 0.3761
square feet per person (43,172 square feet X 66 percent residential share / 75,756 persons). The
nonresidential level of service is 0.1164 square feet per vehicle trip (43,172 square feet X 34 percent /
126,120 vehicle trips). Using estimates for the planned LEAF expansion, the cost is $375 per square foot
(53,000,000 / 8,000 square feet). The cost is $141.05 per person (0.3272 square feet per person X $375
per square foot) and $43.64 per vehicle trip (0.1323 square feet per vehicle trip X $375 per square foot).

Figure P3: Existing Facilities Level of Service

Description ] Square Feet
LEAF Facility 31,148
Commerce Warehouse 9,000
Southside Substation 64
Sunnyside Substation 400
Pod Storage 2,560
Total 43,172

Cost Allocation Factors
Cost per Square Foot

Level-of-Service (LOS) Standards

Existing Square Feet 43,172
Residential
Residential Share 66%
2019 Peak Population 75,756
Square Feet per Person 0.3761
ost per P 0
Nonresidential
Nonresidential Share 34%
2019 Vehicle Trips 126,120
Square Feet per Vehicle Trip 0.1164

Cost per Vehicle Trip

Source: Flagstaff Police Department
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Land Use Assumptions, Infrastructure Improvements Plan, and Development Fee Report
Flagstaff, Arizona

Vehicles - Incremental Expansion

Development fees will be used to expand Flagstaff's inventory of police vehicles. Figure P4 lists the current
vehicles used by Flagstaff's Police Department — 91 units with a replacement cost of $4,491,898, or
$49,362 per unit. Calls for service are used to allocate the proportionate share of demand to residential
and nonresidential development. The level of service for residential development is 0.0008 units per
person (91 units X 66 percent residential share / 75,756 persons). The nonresidential level of service is
0.0002 units per vehicle trip (91 units X 34 percent nonresidential share / 126,120 vehicle trips). The cost
is $39.13 per person ($49,362 per unit X 0.0008 units per person) and $12.11 per vehicle trip (549,362 per
unit X 0.0002 units per vehicle trip).

Figure P4: Existing Vehicles Level of Service

Description Units | Unit Cost® I Replacement Cost

Patrol Sedans 42 $60,000 $2,520,000
Patrol Motorcycles 6 $35,000 $210,000
Patrol Motorcycle Trainer 3 511,480 534,440
Patrol Truck 4X4 1 528,594 528,594
Prisoner Transport Van ik $44,220 $44,220
Patrol Surveillance Van 1 $40,000 $40,000
Bomb Squad Vehicle 1 $176,028 $176,028
Bomb Squad Trailer 1 585,038 585,038
SWAT Armored Vehicle 1 $295,000 $295,000
DUI Van 1 $60,377 $60,377
Radar/Sign Board Trailer 3 $25,511 $76,533
Full Service Sedan 23 $29,000 $667,000
Street Crimes Task Force Vehicle 4 $36,779 $147,116
Utility Trailer 1 $3,720 $3,720
Animal Control Truck 4X4 2 $51,916 $103,832
Total 91 $49,362 $4,491,898
1. Includes the cost of equipment
Cost Allocation Factors
Average Cost per Unit 549,362
Level-of-Service (LOS) Standards
Existing Units 91
Residential
Residential Share 66%
2019 Peak Population 75,756
Units per Person 0.0008
Cost per Person
Nonresidential
Nonresidential Share 34%
2019 Vehicle Trips 126,120
Units per Vehicle Trip 0.0002
Cost per VehicleTrip
Source: Flagstaff Police Department
e
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Land Use Assumptions, Infrastructure Improvements Plan, and Development Fee Report
Flagstaff, Arizona

Communications Equipment - Incremental Expansion

Flagstaff will use development fees to expand its inventory of communications equipment. The current
inventory includes 247 units with a total replacement cost of $2,257,500. The average cost for
communications equipment is $9,140 per unit.

Calls for service are used to allocate the proportionate share of demand to residential and nonresidential
development. Flagstaff's existing level of service for residential development is 0.0022 units per person
(247 units X 66 percent residential share / 75,756 persons). The nonresidential level of service is 0.0007
units per vehicle trip (247 units X 34 percent nonresidential share / 126,120 vehicle trips). The cost is
$19.67 per person ($9,140 per unit X 0.0022 units per person) and $6.09 per vehicle trip ($9,140 per unit
X 0.0007 units per vehicle trip).

Figure P5: Existing Communications Equipment Level of Service

Description Units Unit Cost | Replacement Cost

Portable Radios 800mhz 154 $8,000 $1,232,000
Mobile Radios 800mhz/VHF 83 $8,500 $705,500
Dispatch Consoles 10 $32,000 $320,000
Total 247 $9,140 $2,257,500

Cost Allocation Factors
Average Cost per Unit

Level-of-Service (LOS) Standards

Existin_g_ Units 247
Residential
Residential Share 66%
2019 Peak Population 75,756
Units per Person 0.0022
Nonresidential
Nonresidential Share 34%
2019 Vehicle Trips 126,120
Units per Vehicle Trip 0.0007

Cost per Vehicle Trip | $6.09

Source: Flagstaff Police Department

TischlerBise i
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Land Use Assumptions, Infrastructure Improvements Plan, and Development Fee Report
Flagstaff, Arizona

Development Fee Report - Plan-Based

The cost to prepare the Police Facilities IIP and related Development Fee Report totals $22,250. Flagstaff
plans to update its report every five years. Based on this cost, proportionate share, and five-year
projections of new residential and nonresidential development from the Land Use Assumptions
document, the cost is $2.19 per person and $1.29 per vehicle trip.

Figure P6: IIP and Development Fee Report

Necessary Public ; ; 5-Year Cost per
: Proportionate Share Demand Unit i
Service Increase | Demand Unit
y Residential Peak Population
Fire $22,500 i ;
Nonresidential 33% |Jobs 1,635 $4.54
: Residential 66% |Peak Population 6,706 $2.19
Police $22,250 ; 3 % :
Nonresidential  34% |VehicleTrips 5,854 $1.29
Total $44,750

E FAC]L]TIES INFRASTRUCTURE IMPROVEMENTS PLAN

The Flagstaff Police Department identified necessary public services that are ellglble for Police Facilities
development fees. These improvements, shown in Figure P7, total $7,540,000 and a portion of this total
can be funded with development fees.

Figure P7: Police Facilities Infrastructure Improvements Plan

Description Units Total Cost

Metal Building on Commerce Site $3,000,000
Dispatch Expansion $600,000
LEAF Expansion $3,000,000
Patrol Vehicles 10 $600,000
Patrol Motorcycles 4 $140,000
Portable Radios 800mhz 25 $200,000
Mobile Radios 800mhz/VHF 10 $85,000
Dispatch Consoles 2 $64,000
Total $7,540,000

Source: Flagstaff Police Department

.-
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[PROJECTED DEMAND FOR SERVICES AND COSTS
ARS § 9-463.05(E)(5) requires:

“The total number of projected service units necessitated by and attributable to new development
in the service area based on the approved land use assumptions and calculated pursuant to
generally accepted engineering and planning criteria.”

ARS § 9-463.05(E)(6) requires:

“The projected demand for necessary public services or facility expansions required by new service
units for a period not to exceed ten years.”
Facilities
Over the next 10 years, Flagstaff’s peak population is projected to increase by 13,412 persons and
nonresidential vehicle trips are projected to increase by 11,707. Using the 2019 LOS standards shown at
the top of Figure P8, future residential development generates demand for 5,045 additional square feet
of police facilities (0.3761 square feet per person X 13,412 additional persons), and future nonresidential
development generates demand for 1,363 additional square feet of police facilities (0.1164 square feet
per vehicle trip X 11,707 additional vehicle trips). The 10-year demand for additional police facilities equals
6,407 square feet at a cost of $2,407,719.

Figure P8: Projected Demand for Facilities

Level of Service | Demand Unit | Cost per Sq. Ft.

Type of Infrastructure

Facilities

0.3761 Square Feet

per Person

0.1164 Square Feet

per Vehicle Trip

$375

Year

Demand for Facilities

Peak Population | Vehicle Trips

Total

I Residential lNom‘esidentiall

2019 75,756 126,120 28,494 14,678 43,172
2020 77,097 127,290 28,998 14,815 43,813
2021 78,438 128,461 29,502 14,951 44,453
2022 79,780 129,632 30,007 15,087 45,094
2023 81,121 130,803 30,511 15,223 45,735
2024 82,462 131;974 31,016 15,360 46,376
2025 83,803 133,144 31,520 15,496 47,016
2026 85,145 134,315 32,025 15,632 47,657
2027 86,486 135,485 32,529 15,769 48,298
2028 87,827 136,656 33,034 15,905 48,939
2029 89,168 137,827 33,538 16,041 49,579
10-Yr Increase 13,412 11,707 5,045 1,363 6,407

Growth-Related Expenditures | $1,891,767 |

$510,952 | $2,402,719

TischlerBise
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Vehicles

Shown in Figure P9, peak population is projected to increase by 13,12 persons by 2029, and nonresidential
vehicle trips will increase by 11,707 trips during the same period. Using the 2019 LOS standards shown in
Figure P9, future residential development generates demand for 10.6 additional units (0.0008 units per
person X 13,412 additional persons), and future nonresidential development generates demand for 2.9
additional units (0.0002 units per vehicle trip X 11,707 additional vehicle trips). The 10-year demand for
additional police vehicles equals 13.5 units at a cost of $666,652.

Figure P9: Projected Demand for Vehicles

neo P 0 De
\iahiciss 0.0008 Unfts per Perston : $49,362
0.0002 Units per Vehicle Trip

Demand for Vehicles
Vehicle Trips |

Year Peak Population Residential | Nonresidential | Total

2019 75,756 126,120 60.1 30.9 91.0
2020 77,097 127,290 61.1 31.2 92.4
2021 78,438 128,461 62.2 31.5 93.7
2022 79,780 129,632 63.3 31.8 95.1
2023 81,121 130,803 64.3 32.1 96.4
2024 82,462 131,973 65.4 324 97.8
2025 83,803 133,144 66.4 32.7 99.1
2026 85,145 134,315 67.5 33.0 100.5
2027 86,486 135,485 68.6 33.2 101.8
2028 87,827 136,656 69.6 335 103.2
2029 89,168 137,827 70.7 33.8 104.5
10-Yr Increase 13,412 11,707 10.6 2:9 135

$524,885 |

Growth-Related Expenditures | $141,767 $666,652

—————
26 TischlerBise
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Land Use Assumptions, Infrastructure Improvements Plan, and Development Fee Report
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Communications Equipment

Shown in Figure P10, peak population is projected to increase by 13,12 persons by 2029, and
nonresidential vehicle trips will increase by 11,707 trips during the same period. Using the 2019 LOS
standards shown in Figure P10, future residential development generates demand for 28.9 additional
units (0.0022 units per person X 13,412 additional persons), and future nonresidential development
generates demand for 7.8 additional units (0.0007 units per vehicle trip X 11,707 additional vehicle trips).
The 10-year demand for additional communications equipment equals 36.7 units at a cost of $335,041.

Figure P10: Projected Demand for Communications Equipment

I Demand Unit | Cost per Unit
0.0022 Units per Person
0.0007 Units per Vehicle Trip

Type of Infrastructure Level of Service

Communications Equipment $9,140

Demand for Communications Equipment
Peak Populationl Vehicle Trips [ Residential | Nonresidential |

Total

2019 75,756 126,120 163.0 84.0 247.0
2020 77,097 127,290 165.9 84.8 250.7
2021 78,438 128,461 168.8 85.5 254.3
2022 79,780 129,632 1717 86.3 258.0
2023 81,121 130,803 174.6 87.1 261.7
2024 82,462 131,973 177.5 87.9 265.3
2025 83,803 133,144 180.3 88.7 269.0
2026 85,145 134,315 183.2 89.4 272.7
2027 86,486 135,485 186.1 90.2 276.3
2028 87,827 136,656 189.0 91.0 280.0
2029 89,168 137,827 191.9 91.8 283.7
10-Yr Increase 13,412 11,707 28.9 7.8 36.7
Growth-Related Expenditures |  $263,792 |  $71,248 |  $335,041
TischlerBise i
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Flagstaff, Arizona

POLICE FACILITIES DEVELOPMENT FEES

Police Facilities Development Fees

Infrastructure components and cost factors for Police Facilities are summarized in the upper portion of
Figure P11. The cost per service unit for Police Facilities is $202.04 per person and $63.13 per vehicle trip.

Police Facilities development fees for residential development are assessed according to the number of
persons per household, based on unit type and number of bedrooms. For a single-family unit with three
bedrooms, the fee of $531 is calculated using a cost per service unit of $202.04 per person multiplied by

a demand unit of 2.63 persons per household.

Nonresidential development fees are calculated using vehicle trips as the service unit. The fee of $0.78
per square foot of commercial development is derived from a cost per service unit of $63.13 per vehicle
trip, multiplied by a demand unit of 12.46 vehicle trips per 1,000 square feet, divided by 1,000.

Figure P11: Schedule of Police Facilities Development Fees

- e " g
Facilities $141.05 $43.64
Vehicles $39.13 2£12.11
Communications Equipment $19.67 $6.09
Development Fee Report $2.19 $1.29
Total $202.04 $63.13

Residential Development

Persons per
Development Type

Fees per Unit

Proposed
Fees

Current

Fees

| Change

3 AWNVT per
Development Type

1,000 Sq Ft*

Proposed

Fees

Single-Family Units

0-1 Bedrooms 1.91 $385 $182 $203
2 Bedrooms 2.19 S$442 $182 $260
3 Bedrooms 2.63 $531 $182 $349
4+ Bedrooms 3.33 $672 $182 $490
Multi-Family Units

0-1 Bedrooms 1.58 $319 $170 $149
2 Bedrooms 2.20 S$444 $170 $274
3+ Bedrooms 3.32 $670 $170 $500
Nonresidential Development Fees per Square Foot

Current
Fees

Change

Industrial / Flex 1.69 $0.10 $0.03 $0.07
Commercial / Retail 12.46 $0.78 $0.29 $0.49
Office / Institutional 4.87 $0.30 $0.11 $0.19
Hotel (per room) 4,18 $263 N/A N/A
Nursing Home (per bed) 1.53 $96 N/A N/A
Assisted Living (per bed) 1.30 $82 N/A N/A
1. See Land Use Assumptions
i —_
= TischlerBise
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Land Use Assumptions, Infrastructure Improvements Plan, and Development Fee Report
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POLICE FACILITIES DEVELOPMENT FEE REVENUE

A revenue credit/offset is not necessary for Police Facilities development fees, because costs generated
by projected development exceed revenues generated by projected development. Appendix A contains
the forecast of revenues required by Arizona’s Enabling Legislation (ARS § 9-463.05(E)(7)).

Projected fee revenue shown in Figure P12 is based on the development projections in the Land Use
Assumptions document and the updated Police Facilities development fees. If development occurs faster
than projected, the demand for infrastructure will increase along with development fee revenue. If
development occurs slower than projected, the demand for infrastructure will decrease and development
fee revenue will decrease at a similar rate. Projected development fee revenue is $3,426,662 over the
next 10 years, and the projected growth-related cost of police infrastructure is $3,426,662.

Figure P12: Projected Revenue from Police Facilities Development Fees

Fee Component | Growth Share | Existing Share | Total
Facilities $2,402,719 S0| $2,402,719
Vehicles $666,652 S0 $666,652
Communications Equipment $335,041 S0 $335,041
Development Fee Report $22,250 S0 $22,250
Total $3,426,662 S0 $3,426,662
Single Family | Multi-Family Ind / Flex Comm /Retail | Office/Inst
$537 $430 $0.10 $0.78 $0.30
per unit per unit per Sq Ft per Sq Ft per Sq Ft
Year Hsg Unit Hsg Unit KSF KSF KSF
Base 2019 14,441 12,565 4,987 7,360 5,344
Year 1 2020 14,705 12,865 4,992 7,434 5,394
Year 2 2021 14,969 13,165 4,997 7,508 5,444
Year 3 2022 15,233 13,465 5,002 7,582 5,494
Year 4 2023 15,497 13,765 5,007 7,655 5,544
Year 5 2024 15,761 14,065 5,012 7,729 5,594
Year 6 2025 16,025 14,365 5,017 7,803 5,644
Year 7 2026 16,289 14,665 5,022 7,877 5,694
Year 8 2027 16,553 14,965 5,027 7,950 5,744
Year 9 2028 16,817 15,265 5,032 8,024 5,794
Year 10 2029 17,081 15,565 5,037 8,098 5,844
10-Year Increase 2,640 3,000 50 737 500
Projected Revenue | $1,411,103 | $1,284,026 $5,307 $574,015 $152,211

$3,426,662
$3,426,662

Projected Fee Revenue

Total Expenditures

e —
TischlerBise =
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Land Use Assumptions, Infrastructure Improvements Plan, and Development Fee Report
Flagstaff, Arizona

APPENDIX A: FORECAST OF REVENUES OTHER THAN FEES
ARS § 9-463.05(E)(7) requires:

“A forecast of revenues generated by new service units other than development fees, which shall
include estimated state-shared revenue, highway users revenue, federal revenue, ad valorem
property taxes, construction contracting or similar excise taxes and the capital recovery portion of
utility fees attributable to development based on the approved land use assumptions, and a plan
to include these contributions in determining the extent of the burden imposed by the
development as required in subsection B, paragraph 12 of this section.”

ARS § 9-463.05(B)(12) states,

“The municipality shall forecast the contribution to be made in the future in cash or by taxes, fees,
assessments or other sources of revenue derived from the property owner towards the capital
costs of the necessary public service covered by the development fee and shall include these
contributions in determining the extent of the burden imposed by the development. Beginning
August 1, 2014, for purposes of calculating the required offset to development fees pursuant to
this subsection, if a municipality imposes a construction contracting or similar excise tax rate in
excess of the percentage amount of the transaction privilege tax rate imposed on the majority of
other transaction privilege tax classifications, the entire excess portion of the construction
contracting or similar excise tax shall be treated as a contribution to the capital costs of necessary
public services provided to development for which development fees are assessed, unless the
excess portion was already taken into account for such purpose pursuant to this subsection.”

REVENUE PROJECTIONS

Flagstaff does not have a higher than normal construction excise tax rate; therefore, the required offset
described above is not applicable. The required forecast of non-development fee revenue from identified
sources that can be attributed to future development over the next 10 years is summarized below. These
funds are available for capital investments; however, the City of Flagstaff directs these revenues to non-
development fee eligible capital needs including maintenance, repair, and replacement.

Only revenue generated by future development that is dedicated to growth-related capital improvements
needs to be considered in determining the extent of the burden imposed by future development. Offsets
against development fees are warranted in the following cases: (1) future development will be paying
taxes or fees used to retire debt on existing facilities serving existing development; (2) future development
will be paying taxes or fees used to fund an existing deficiency, or (3) future development will be paying
taxes or fees that are dedicated to be used for growth-related improvements. The analysis provided in
this report did not identify the need for offsets against the fees. Projected revenues generated by future
development are shown below.

L
#0 TischlerBise
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Land Use Assumptions, Infrastructure Improvements Plan, and Development Fee Report
Flagstaff, Arizona

APPENDIX B: PROFESSIONAL SERVICES

As stated in Arizona’s development fee enabling legislation, “a municipality may assess development fees

to offset costs to the municipality associated with providing necessary public services to a development,
including the costs of infrastructure, improvements, real property, engineering and architectural services,
financing and professional services required for the preparation or revision of a development fee pursuant
to this section, including the relevant portion of the infrastructure improvements plan” (see ARS § 9-
463.05.A). Because development fees must be updated at least every five years, the cost of professional
services is allocated to the projected increase in service units, over five years (see Figure B1). Qualified
professionals must develop the IIP, using generally accepted engineering and planning practices. A
qualified professional is defined as “a professional engineer, surveyor, financial analyst or planner
providing services within the scope of the person's license, education or experience”.

Figure B1: Cost of Professional Services

Necessary Public : 2 ; ¢ 5-Year Cost per
: Proportionate Share Demand Unit
Service Increase | Demand Unit
> Residential 67% |Peak Population 6,706 $2.25
Fire $22,500 :
Nonresidential 33% |Jobs 1,635 $4.54
; Residential 66% |Peak Population 6,706 $2.19
Police $22,250 : : i -
Nonresidential 34% |VehicleTrips 5,854 $1.29
Total 544,750
TischlerBise
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Land Use Assumptions, Infrastructure Improvements Plan, and Development Fee Report
Flagstaff, Arizona

APPENDIX C: LAND USE ASSUMPTIONS

The estimates and projections of residential and nonresidential development in this Land Use Assumptions
document are for areas within the boundaries of the City of Flagstaff. The map in Appendix E illustrates the
area within the Flagstaff Development Fee Service Area.

Arizona’s Development Fee Act requires the preparation of Land Use Assumptions, which are defined in
Arizona Revised Statutes § 9-463.05(T)(6) as:

“projections of changes in land uses, densities, intensities and population for a specified service

area over a period of at least ten years and pursuant to the General Plan of the municipality.”
The City of Flagstaff, Arizona, retained TischlerBise to analyze the impacts of development on its capital
facilities and to calculate development impact fees based on that analysis. TischlerBise prepared current
demographic estimates and future development projections for both residential and nonresidential
development used in the Infrastructure Improvements Plan (1IP) and calculation of the development fees.
Current demographic data estimates for 2019 are used in calculating levels of service (LOS) provided to
existing development in the City of Flagstaff. Arizona’s Enabling Legislation requires fees to be updated at
least every five years and limits the IIP to a maximum of 10 years.

SUMMARY OF GROWTH INDICATORS

Key land use assumptions for the City of Flagstaff development fee study are population, housing units,
and employment projections. TischlerBise uses housing unit estimates provided by Flagstaff’s Planning
Department for the 2019 base year estimate. For 2019 population estimates, the analysis combines 2018
population estimates published by Arizona’s Office of Economic Opportunity and converts 2018 housing
unit increases to population using persons per household factors. For nonresidential development, the
analysis adjusts 2018 Esri Business Analyst Online employment estimates to the 2019 base year using
Coconino County Tax Assessor data. The 2010-2018 average annual nonresidential floor area growth by
industry sector, according to Coconino County Tax Assessor data, provides the nonresidential floor area
projection for each year beyond the 2019 base year. The nonresidential floor area projections are
converted into jobs based on floor area ratios published by the Institute of Transportation Engineers. Three
nonresidential development prototypes are discussed further below (see Figure C6 and related text). The
projections contained in this document provide the foundation for the Development Fee Report. These
metrics are the service units and demand indicators used in the Development Fee Report.

Development projections are summarized in Figure C13. These projections will be used to estimate
development fee revenue and to indicate the anticipated need for growth-related infrastructure. However,
development fee methodologies are designed to reduce sensitivity to development projections in the
determination of the proportionate share fee amounts. If actual development is slower than projected, fee
revenue will decline, but so will the need for growth-related infrastructure. In contrast, if development is
faster than anticipated, Flagstaff will receive an increase in fee revenue, but will also need to accelerate
infrastructure improvements to keep pace with the actual rate of development.

During the next 10 years, citywide development projections indicate an average increase of approximately
560 housing units per year and approximately 130,000 square feet of nonresidential floor area per year.

L
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Current estimates and future projections of residential development are detailed in this section including
population and housing units by type.

Recent Residential Construction

Development fees require an analysis of current levels of service. For residential development, current
levels of service are determined using estimates of population and housing units. Shown below, Figure C1
indicates the estimated number of housing units added by decade according to data obtained from the
U.S. Census Bureau. Flagstaff experienced strong growth in the 1980s and 1990s. From 2000 to 2010,
housing inventory increased by an average of 486 units per year.

Figure C1: Housing Units by Decade

Census 2010 Housing Units 26,254 Flagstaff's housing stock grew by an
Census 2000 Housing Units 21,396 average of 486 housing units per year from
New Housing Units 2000 to 2010 4,858 2000to 2010.

Housing Unit Growth by Decade

7,000 +

6,000

5,000

4,000

3,000 -

2,000 +—

1,000

1960s 1970s 1980s 1990s 2000s

Source: U.S. Census Bureau, Census 2010 Summary File 1, Census 2000 Summary File 1, 2013-2017 5-Year
American Community Survey (for 1990s and earlier, adjusted to yield total units in 2000).
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